
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date: 25 April 2017

Application No.: 16/0961/PA

Proposal: Reinstatement of former dwelling

Location: Former dwelling Bwlch Gwynt, Hermon, Glogue, 
Pembrokeshire, SA36 0EB

Applicant: Mr K Jenkins

THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS THE PLANNING 
DELEGATION PANEL AGREED TO ITS REMOVAL FROM THE SCHEME OF 
DELEGATION FOLLOWING A REQUEST FROM THE LOCAL MEMBER.

1. Recommendation:

1.1 It is recommended that the application be APPROVED subject to the following 
conditions: 

 Development to be commenced within five years
 Development to be carried out in accordance with the approved plans 

and structural method statement
 Development to be carried out in accordance with ecological mitigation 

measures
 Details of the extent of any demolition and rebuild to be submitted and 

approved
 Surface water drainage scheme to be submitted and approved
 Details of external ground surfacing material to the front of the dwelling 

to be submitted and approved
 Landscaping scheme, including boundary treatments, to be submitted 

and approved
 Parking facilities to be provided before the dwelling is first occupied

2. Main Issues

2.1 The main issues raised by this application are:

 The acceptability of the principle of the proposed development (Policies 
SP 1, SP 16, GN.11 and GN.26)



 The effect of the development on the character and appearance of the 
area (Policies GN.1 and GN.2)

 The effect of the development on ecology (Policies GN.1 and GN.37)

3. Description of site   

3.1 The application site lies in open countryside to the east of a small complex of 
agricultural buildings and comprises the remains of an old stone cottage. The site 
fronts an unclassified road and is positioned on a ridge of high ground overlooking 
Hermon 0.5 kilometres to the north east.

4. Proposal

4.1 The application is for full planning permission for the change of use, repair and 
rebuild of a ruin to create a two bedroom dwelling with attached outbuildings. 
Parking would be created to the front of the proposed dwelling and garden to the 
rear.

5.   Planning History

5.1  The Local Planning Authority’s Prior Approval not required for an extension to an 
existing agricultural building (application reference 16/0902/AG).

5.2  Reinstatement of former dwelling refused on 8th November 2016 (application 
reference 16/0594/PA). 

         Reason for Refusal
         “The proposed development, due to the extent of rebuilding that would be required 

would be tantamount to the erection of a new dwelling. As such the proposal would 
constitute an unjustified new residential unit in the open countryside which would 
be contrary to both national policy and guidance set out in Planning Policy Wales 
(PPW), Technical Advice Note (TAN) 6 and to the requirements of policies SP 1 
(Sustainable Development), SP 16 (The Countryside) and GN.26 (Residential 
Development) of the Local Development Plan (adopted 28 February 2013). In 
addition, no other material considerations have been advanced to outweigh the 
normal strict control of residential development in the countryside.”

5.3   Outline planning permission for a rural enterprise dwelling refused on 2nd December 
2011 (application reference 11/0693/PA) and subsequent appeal dismissed on 8th 
August 2012 (reference APP/N6845/A/12/2171678).

5.4   Outline planning permission for a rural enterprise dwelling refused on 27th May 
2011 (application reference 10/1248/PA).

5.5  Extension to agricultural building approved on 25th March 2010 (application 
reference 09/0925/PA).

5.6   Agricultural worker’s dwelling approved by Planning Committee on 6th February 
2007 and ratified by Full Council on 1st March 2007 (application reference 
06/0264/PA). The application was advertised as a ‘Departure’ from the 



Development Plan on 21st March 2007 and subsequently called-in for 
determination by the Welsh Ministers on 31st July 2007. The Minister for the 
Environment, Sustainability and Housing referred the application to a Planning 
Inspector who reported on the application (reference APP/N6845/X/06/515013). 
The application was dealt with by a hearing held on 6th February 2008 and on 17th 
March 2008 the Inspector recommended that planning permission be refused. 
Subsequently, the Minister issued a formal decision on 9th June 2008 agreeing with 
the Inspector’s conclusions and recommendation. Accordingly the Minister refused 
to grant planning permission for the proposed agricultural worker’s dwelling. 

5.7  Agricultural livestock building approved on 20th April 2005 (application reference 
04/1482/PA).

5.8  Agricultural general purpose building approved on 31st October 2002 (application 
reference 02/0035/AG).

5.9   Historic outline planning application for rebuilding and return existing structure to its 
previous condition refused on 12th January 1973 (reference CR/2630/2195/1).

         Reason for Refusal
         “The proposal would in effect be for the erection of a new dwelling and it is the 

Local Planning Authority’s policy to resist isolated dwellings in the countryside, 
unless there are exceptional reasons.” 

  
         The rebuilding of the former dwelling ‘Bwlch Gwynt’ in suitable materials with a 

pitched        roof and to a standard of design similar to the character of the original 
house was granted on appeal on 9th November 1973. No application for reserved 
matters approval was made within the timeframe required i.e. before 30th 
November 1976 and therefore the outline permission has expired.

5.10 Historic planning permission granted on 13th March 1964 for the erection of a 
bungalow in a field to the south east of Bwlch Gwynt. This permission was later 
amended with the dwelling re-sited in a field further south. This permission was 
never implemented and has therefore expired.

6.     Evaluation:

Principle of the proposed development

6.1  Policy SP 1 (Sustainable Development) is a strategic policy that sets out a broad 
context for ensuring sustainable development is achieved within the Local 
Development Plan (LDP) for Pembrokeshire. It is considered that the proposal 
would have positive economic, social and environmental benefits through 
employment generation, additional accommodation which will be built to improved 
environmental standards and the re-use of an appropriate existing building, in 
accordance with the requirements of policy SP 1 (Sustainable Development).

 6.2  The site is removed from any settlement boundary and is located in open 
countryside where residential development is normally restricted. Policy SP 16 
(The Countryside) seeks to meet the essential requirements of those who live and 
work in the countryside and promotes development where it would comprise the re-



use of an appropriate existing building and would have a minimal impact on the 
landscape. Policy GN.11 (Conversion or Change of Use of Agricultural Buildings) 
permits the conversion or change of use of traditional agricultural buildings for 
residential use. Policy GN.26 (Residential Development) stipulates criteria for 
permissible residential development one of which being where it is for the 
conversion of an historic building to residential use. However, neither policy GN.11 
nor policy GN.26 is considered relevant given the nature of the proposal and as 
such the primary policy context for considering the proposal falls under policy SP 
16. 

6.3   Whilst the exact age of the cottage is not known, it is clearly of some considerable 
age and as such can be attributed historic value as the remains of a small 
vernacular farmstead. The cottage would have comprised a modest two storey 
dwelling with an attached range of outbuildings. It would have been constructed 
using random rubble filled stone walls, however, it is evident that many of the stone 
walls are solid stone throughout without much rubble infill. Whilst partial walls are 
present many have collapsed or are leaning significantly. The walls that do remain 
for the most part do not extend to the top of ground floor door and window 
openings. A structural survey has been provided which indicates that the structure 
that currently remains, whilst appearing dilapidated, is in a reasonable condition 
such that it can be repaired and refurbished. Furthermore, details of the methods 
employed to re-stabilise the existing walls have been provided. Except for the 
failing lintel areas, the stone work is solid and well dressed, requiring little more 
than re-pointing. The structural report advises that the failing areas of stonework 
are salvageable by sandwiching the stonework between timber framework, jacking 
back up as required and re-set by stonework and lime mortar. Whilst there was 
previously a lack of clarity as to what works ‘re-instatement’ of the former cottage 
would involve the supporting information that has since been received explains the 
nature of the proposal more clearly. The structural survey report confirms that it is 
structurally feasible to return the cottage to its original state by using traditional 
techniques and making good the existing structure. The fallen sections of masonry 
would be reinstated to bring the building up to eaves level and a new timber roof 
structure would help to tie all of the walls together. This amount of new build would 
not be extensive and in terms of the overall structure (cottage and attached 
outbuilding) it has been calculated that as 75% of the building currently exists the 
amount of new build would equate to 25%. 

6.4  An illustrative drawing has been submitted which comprises the historical 
reconstruction of the cottage. When compared to the proposed plans it is evident 
that the dwelling would be a faithful restoration of the former cottage albeit with a 
few minor alterations such as the inclusion of a porch, rooflights, small rear 
extension and glazed patio door. On the basis of the above it is clear that the 
building is capable of conversion and the proposal would achieve a high standard 
of design and sustainability. Taking all of the above into account, it is considered 
that the proposal comprises the re-use of an appropriate existing building and as 
such would accord with criterion 3 of policy SP 16 and the spirit of policy GN.26.

        Effect on character and appearance of area 

6.5   The cottage would be renovated to a high standard with the use of traditional 
materials and finishes that would respect the original character and appearance of 



the building. It would also reinstate features which have been lost and as such 
would enhance the building. Whilst the alterations and extension would appear as 
modern additions they would be sympathetic to the original character and form of 
the cottage. The renovation of this building into a dwelling would ensure that this 
example of a vernacular cottage is not lost and would ensure its sustainable re-
use. In this respect, it is considered that the proposal would represent a high 
standard of design and sustainability that would make a significant contribution to 
the quality of the rural landscape of Pembrokeshire. Importantly, it would enhance 
the character and integrity of the building and would make a positive addition to the 
surrounding environment. The proposal is therefore considered to be in 
accordance with criteria 1 and 3 of policy GN.1 (General Development Policy) and 
criteria 1, 2 and 3 of policy GN.2 (Sustainable Design).

Effect on ecology

6.6   A scoping survey has been carried out at the site to assess the potential impact of 
the proposed development on bat species. The results of the scoping survey 
conclude that the site has low to very low roost potential and as such there is no 
need to undertake further survey work in the form of bat activity surveys. However, 
a number of mitigation measures were recommended and accordingly the Council 
Ecologist raises no objection to the proposal subject to the inclusion of a condition 
requiring the development to be carried out in accordance with the recommended 
mitigation measures. In this respect, it is considered that the proposal would 
protect biodiversity and accord with criterion 4 of policy GN.1 and policy GN.37 
(Protection and Enhancement of Biodiversity).

Other matters

Highways

6.7   The Council’s Head of Highways and Construction has no objection to the proposal 
but recommends a condition requiring the proposed parking facilities to be provided 
before the dwelling is occupied. It is considered that the proposal would have an 
acceptable impact on the adjacent highway network and highway safety subject to 
the inclusion of the recommended condition and as such would comply with 
criterion 5 and 6 of policy GN.1 (General Development Policy).

         Drainage

6.8  The application states that foul water would be disposed of to a septic tank. The 
application states that the proposed method of surface water drainage would be to 
a sustainable drainage system. The Council’s Drainage Officer has no objection 
but advises that to ensure ground conditions are suitable a condition requiring 
details of ground permeability to be submitted and approved should be imposed. 
Taking this into account it is considered that an acceptable means of surface water 
drainage could be achieved that would ensure that the development would accord 
with criteria 6 of policy GN.1 (General Development Policy).

         Representations



6.9  A bilingual consultation response has been made by Crymych Community Council. 
Whilst both versions support the proposal it is noted that there are differences 
between the Welsh (translated) and English versions of the response, as 
highlighted below: 

         Welsh (translated)
 Duty to support local Welsh people in the area who want to rebuild the old 

house as it was
 Applicant’s family are totally fluent in Welsh, have lived here for years and 

have set up a successful business
 Prefer to see the proposed development instead of One Planet 

Development in the area by people who have no connection with the area
 A house has previously been on this site

        English 
 The family have been in the community for years and are hard working and 

have a respectable business.
 There was originally a house on this site and they want to rebuild as it was 

originally
 Prefer to see this type of development rather than more One Planet 

Development which are built in the area by people that have no connection 
at all with the community and spoil the landscape

 Hope to enable this local family to build a dwelling they require.

         Conditions

6.10 Other than the conditions listed in paragraph 1.1 of this report, no other conditions 
are considered necessary. The conditions are required to make the development 
acceptable in planning terms. The recommended conditions meet the tests of 
Circular 016/2014 (The Use of Planning Conditions for Development 
Management).

         Conclusion

6.11 The proposal would take the form of one of the types of development that would be 
permitted in the countryside in accordance with policy SP 16 and in accordance 
with the spirit of policy GN.26. In addition, it would represent a high standard of 
design and sustainability that would make a positive contribution to the quality of 
the rural landscape of Pembrokeshire and would cause no significant adverse 
impact on biodiversity in accordance with policies GN.1, GN.2 and GN.37. The 
scheme therefore accords with the Local Development Plan and the application is 
recommended for approval. 

Annex

A.1 The Development Plan/Other Material Considerations.

A.1.1 The Local Development Plan

Policy SP 1 Sustainable Development 



Policy SP 16 The Countryside

Policy GN.1 General Development Policy

Policy GN.2 Sustainable Design

Policy GN.11

Policy GN.26

Policy GN.37 

Conversion or Change of Use of Agricultural 
Buildings

Residential Development

Protection and Enhancement of 
Biodiversity

A.2 Consultation Responses.

A.2.1 Head of Highways and Construction 

Highways

No objection subject to a condition

Drainage

No objection

A.2.3

A.2.4

Dyfed Archaeological Trust

No response received to date

Council Historic Buildings and Conservation Officer

No objection

A.2.5

A.2.6

A.2.7

Council Ecologist 

No objection

Crymych Community Council 

Support

Representations

Three letters of support have been received raising the following points:

 Prefer to see the site used well and habitable



 The traffic to and from the site would be insignificant
 The dwelling would make sense of the farmyard surrounding it 

as currently there is no dwelling on site and the family travel 
from their home in the village to access their barns etc.

 In favour of a sympathetic style of dwelling
 It would improve the area
 It would enable the restoration of a local property, maintaining 

the charm and character of the area
 Would like to see the agricultural community supported
 More local people should be supported in the traditions of the 

way of life that works for this area
 It is scandalous that the property has been left empty for such a 

length of time and that planning permission has been previously 
denied for its restoration

Background Documents:
(Copies of all the Background documents referred to in this report are 
available on the planning application file for inspection by Members of the 
Planning and Rights of Way Committee on request to the Planning Support 
Team).
 Consultation replies from the Head of Highways and Construction, Council 

Ecologist, Council Historic Buildings & Conservation Officer and Crymych 
Community Council

 Three letters of support






